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TO: MEMBERS
ASSEMBLY COMMITTEE ON HOUSING

FROM: Adam Peer, Policy Advisor
Office of Representative Ann Nischke

DATE: February 22, 2006
RE: Testimony of Representative Nischke In Favor of Assembly Bill 1054

Representative Nischke is curretly chairing the Assembly Committee on Insurance and
asked that you allow me to present her testimony on her behalf.

Representative Nischke is registering in favor of Assembly Bill 1054,

In June, 2005 the Governor signed 2005 Wisconsin Act 13 to enable townships that meet
certain conditions to create Tax Ificrement Districts. Consistent with statutory
requirements the Town of Madison-crafted a Project Plan and with consent of the City of
Fitchburg approved Town of Madison T1D #1 in late September. The Town intends to
overlap TID #1 over the inactive parcels of an ER TIF already in place precisely because
of the increase economic development opportunity and flexibility that is already available
under the statutes.

DOR is interpreting the statutes to preclude both an overlay of the ER TID, and any
reduction in the size of the ER TID. This bill simply makes technical changes that clarify
the legislative intent of Act 13. We want to encourage a township to replace or
supplement existing ER TIFS with this more potent option.

I would also be happy to answer any questions or relay any thoughts back to her.

Thank you for allowing me to be here today.

State Capitol, Room 8 North, PO Box 8953, Madison, Wi 53705-8853
Capitol: 608-266-8580, Fax 608-282-3687



Orrice OoF WISCONSIN STATE
REPRESENTATIVE ANN NISCHKE

Testimony of Representative Ann Nischke
2005 Senate Bill 124 and Assembly Bill 253
Assembly Committee on Ways and Means
April 27, 2005

Thank you Mr. Chair,

On behalf of Senator Kanavas and myself I am here to urging you to support of both Senate Bill 124
and Assembly Bill 253 for two reasons:

1.This bill provides another tool for local goveriment to foster economic development, and:;
2.While voluntary, this bill encourages local governments to work together on boundary
agreements and economic development issues.

As you know, land acquired by incorporated local governments is quite often undeveloped. The
financing for power, water, sewer, and transportation is often unavailable until the area is
actually acquired by a city or village. Under this bill, a TIF district would be able to be created
in order to make these necessary improvements to attract economic development.

The provisions of this bill are also voluntary. No town or city or village would be forced to take
any action. But, this bill would be another opportunity for towns and their neighboring cities and
villages to better plan: their shared economic development. 1f a town and incorporated local -
government agree, a TIF district could be created in a town whose improvements would increase
both the town’s tax base and economic development. Additionally, an incorporated municipality
would have a more orderly and planned transition from the town to the city or village of
improved land as opposed to undeveloped area.

Importantly, all residents win because of the economic development and the additional
contributions to the tax base on everyone’s property taxes.

This is a common sense voluntary approach that respects the roles of all local governments in
providing good-paying jobs and lowering property taxes for all citizens,

Thank you Mr. Chair and Members.

Room & North, State Capitol, PO Box 8953, Madison, Wisconsin 33708
Office: 608-266-8580 Fax: 608-282-3697 Online: www.repnischke.com







TO: Hon. Steve Wieckert, Chairman, Committee on Housing
Wisconsin State Assembly

DATE: February 22, 2006

It is my hope that the attached documents, and this letter will provide you and the
Committee with the information necessary to support Assembly Bill 1054, This measure
will allow the Township of Madison to remove parcels from an area previously
designated for Environmental Remediation Tax Increment Financing under Wis. Stat.
66.1106, and include them in the newly created Town of Madison TID #1 (created under
the authority of Wis. Stat. 66,1103, and 2005 Wisconsin Act 13.

Location: The area in question is essentially bounded by a triangle consisting of the
Madison beltline highway, Wisconsin highway 14, and Rimrock Road, between the
southern b@rder of the City.of Madison, and the northern border of the City of Fitchburg.
' Thzs includes an econommailv chaﬂenged neighborhood of some 600 blighted residential
apartments and an ad}acent series.of brownﬁeld parceis totaling approximately 63 acres.

Historv: Due largely to its locatlon between two municipalities, the Town of Madison
had been the target of various annexation attempts throughout the 1980s and 1990s,
creating uncertainty and a disincentive for business investment. This ceased to the case
in 2002 when the Town reached a DOA-approved Cooperative Plan with the Cities of
Fitchburg and Madison, which creates a scheduled division and annexation of all Town
territory in 2022. The territory in question will ultimately become a part of the City of
Fitchburg.

Precedmg the Caoperame Plan the Town embarked on an effort 10-use ERaTLF to
remediate and develop several of the brownfield parcels in question — making the Town
of Madison the first township in Wisconsin to use the new authority. Notably, in 2001
ER-TIF was one of the few economic development options available to towns and still
relatively limited in terms of the time period over which increment is allowed to
accumulate and uses permitted under the narrow scope of env 1r0nmental remediation.

Following the establishment of the Coeperatwe Plan, the Town and the City of Fitchburg
worked collaboratively to seek alternative economic development tools to both enhance
the commercial development activities taking place on the brownfield sites and
encourage the investment in the adjacent Southdale residential neighborhood. This effort
resulted in 2005 Wisconsin Act 13, which allows Towns to use traditional TID authority
under Wis. Stat. 66.1105 provided that they are in a Cooperative Plan that will result in
annexation and that the relevant City approves of the TID creation. Act 13 passed both
houses of the legislature without opposition in the Spring of 2003, was signed into law by
Governor Doyle in June, and by October the Town and Fitchburg had crafted and
approved a project plan for submittal to the Department of Revenue.

The Problem: Town of Madison TID #1 was the first of its kind created under a
Cooperative Plan, and a model of cooperation between urban towns and cities. The



approved TID plan includes 5 parcels that were formerly designated for ER-TIF
improvement in the Town’s 2001 plan, but which were never developed or bonded as
part of an ER-TIF. Accordingly the Town’s attorneys and officials from both of the local
governments involved read a lack of prohibitive language in Wis. Stat. 66.1106 as
permitting the removal of said parcels from the ER-TIF and inclusion in the new TID #1.
Inclusion of these parcels, some of the most valuable parcels in the district, is necessary
in order to generate the increment needed to attract investment in the adjacent residential
neighborhood and to continue the ongoing development of the brownfield site.

In early January, after review of the Town of Madison TID and project plan, the
Department of Revenue determined that the statutory ambiguity (if not silence) on the
issue precluded the Department from certifying the TID without affirmative legislative
permission to allow the removal of parcels from original the ER-TIF area.

‘The Department and the Town have worked together to craft the language that is before
" youin AB 1054 that will allow the Town to proceed implementation of TID as supported
by the legislature in 2005 Act 13 and by the government of the Town and the City of
Fitchburg. '



Town of Madison TID No.1

The area encompassed by the Town of Madison's (the “Town”) TID No. 1 has
traditionally been neglected due to high development costs and socioeconomic
issues. By creating TID No.1, the Town will have a powerful tool to encourage
the removal of blight and encourage the transformation of the area. The removal
of certain parcels currently located in an ER-TIF and the inclusion in TID No.1 will
allow the Town to more effectively leverage the anticipated additional tax
increment into other improvements in the area.

As detailed in the Project Plan, TID No. 1 anticipates providing funding for
various projects that are uniikely to occur otherwise. Some examples of those
improvements are as follows:

» Infrastructure improvements: ntended to improve the quality of life for
residents of the Southdale neeghborhood one of the most distressed
communities in Dane County

» Elimination of biight and improvements to existing residential rental units
that are in a state of disrepair.

« Conversion of some of the current residential rental units into ownership
housing directed towards low-income persons.

» Promote the economic growth of the area through the expansion of the
Novatxon Campus o . _

. Remediate envzronmentai concerns present in the area.



PROJECT PLAN

FOR

Tax Incremental District No.1, Town oF MADISON, WISCONSIN

September 23, 2005
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Richard Rose
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Checklist

Notification to certain property owners

Hearing notices sent by First Class mail to the school board and Chief Executive
Officer of ali taxing entities affecied

Class 2 hearing nofices published
Public Hearing on Project Plan

Statement of kind, number, and iocation of ali proposed public works or
im_proye‘meﬁts o

Economic feasibilfy study

Deseriptioh of the methods of financing project costs and the time when they are {0
be incurred

Detailed list of project costs

Proposed changes in zoning ordinances, master plan, map, building codes, and
Town ordinances

List of estimated nori-project costs
Statement of the propesed method of relocation of any persons to be displaced

Statement indicating how the creation of the TID promotes orderly development of
the Town ' S

Town attorney’s opinion as to whether the Project Plan is complete and complies
with this section

Map Showing:
a Existing uses and conditions of real property in district
Q Proposed improvements and uses thergin

Project Plan resolution adopted by Town prior to or concurrent with creation
resolution

September 23, 2005
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SecTion |
Introduction

Tax Incremental Financing Districts provide municipalities with a powerful tool to enable
gconomic investments in the community. Until the passage of the 2005 Wisconsin Act 13,
this tool was unavailable to towns in the State of Wisconsin. Tax Incremental District No.1
(“TID No.1") is being created under the new authority granted to townships under the 2005
Wisconsin Act 13 and Wisconsin State Statute 66.1105 to promote economic development
and eliminate blight in a distressed portion of the Town of Madison (the “Town”). As s
often the case with blighted areas, the area proposed for TID No.1 in the Town of Madison
suffers from both real and- perceived issues that contribute to the economic stagnation of
the area. In order to attract new investment 1o the area, the Town needs the ability to
: _'prowde the types of incentives available through TIF ?;naﬂcmg and provxded in‘this Project
Plan . _

The creatlon of TID No.1 will enable the Town to use this powerful tool for funding
infrastructure improvements and to provide incentives o encourage redevelopment
projects that are otherwise financially unfeasible and uniikely to occur. The Town is
currently a party to a cooperative agreement with the City of Fitchburg that was executed
pursuant to section 66.0307 of the Wisconsin Statutes (“Cooperative Agreement”) and
100% of the area of TID No.1 is iocated within the area to be annexed by the City of
Fitchburg. The Cooperative Agreement provides a mechanism for the two municipalities to
. WOrk togeihe; to. manage !and use and deveiﬁpmem wﬂh n the area encampassed by TiD
Nod o - . TR .

The boundaries of TID No.1 are generally within an area bounded by the Beltline, Rimrock
Road, and Hwy 14. TiD No.1 will focus on the rehabilitation of currently blighted
apartments as well as the redevelopment of brownfields and underutilized properties into a
higher and better use. The redevelopment of this area will provide both economic and
social benefits for the residents of the area as well as significant economic benefits through
an increased tax base for current and future taxing jurisdictions. It has been determined
that greater than 50% of the area in TID No.1 is currently blighted and in need of
redevelopmeni/rehabiiitation.

Total Area TID No.1 3,296,922 Square Feet
Blighted Area 3,258,663 Square Feet
Blighted Area % of Tofal 98.84%

Septermber 23, 2005
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It is important to recognize that this plan is intended to provide a broad strategic plan for
the Town and provide the Town with a tool to eliminate blight in TID No.1. The Town is not
mandated to make any expenditure outlined in this plan and each project or development
agreement will require the Town's authorization. Additionaliy, the Town has the ability to
alter the timing, projects, or aliocation of funds described in this plan as necessary to
maximize its goals in the elimination of blight and redevelopment of TID No.1. The Town
wili underwrite the district at a level that will allow any financing to be repaid before the
annexation of the Town by the City of Fitchburg uniess the Town first obfains the approval
of the City of Fitchburg and the Department of Revenue. Any underwriting by the Town will
be in accordance with Wisconsin law.

September 23, 2005
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Secrion
Statement of kind, number, and location of the proposed public works or improvements
within the district.

The area encompassed by TiD No.1 has recently been the subject of a considerable amount
of infrastructure development by the Town. Utilizing federal grant funds, the Town has
improved access and infrastructure servicing much of the area in TID No.1. The creation of
TID No.1 will allow the Town to continue to support revitalization efforts in the area.

The long-term vision for the area in TID No.1 includes both the rehabilitation of residential
housing and development of a comrnercial district as described in the Site Redevelopment
Strategy and Conc ncept Plan and the Nemhhorhoocﬁ Revitalization Strategy Area Plan and as
may otherwise:-be desirable in order to eliminate biighti ing: mfiuences in the-area. While the
Town intends {0 provi ide additional. mfrasiructsre and public improvements in“the district,
the major emphas1s of TID No.1 will be in attracting private development that is otherwise
uniikely to occur _due to the economzcreai;iaes involved in redeveloping previously blighted
areas. In an effort to attract private development, the Town intends to offer development
incentives to private parties willing to undertake development activities that the Town
believes will help 1o alleviate the blighting factors currently in the area. Providing
incentives directly to private developers should produce the most efficient and effective use
of capital by the Town.

The projects to eliminate blight in TID No.1 consist of three main categories: Infrastructure
improvements, Development Incentives, and Administrative, Legal, and Organizational
- Costs. - A detailed: budget for. these ;Jrejects is i nﬁiuded in Chart #5, however; the Town
reserves the ability to modify the budgei as components of the projects evolve.

infrastructure Improvements: The Town may wish to undertake various infrastructure
improvements - intended 1o ;mprave pedestrian, vehicular, and bicycle access for
neighborhood residents, 10 improve public safety, improve signage, and improve the
streetscape to further the development of the area.

Land Acquisition: The Town may need to acquire property in order to construct
public improvements or facilitate development activities.

Streets, Landscaping, and Right-of-Way Enhancements: The Town may construct
a new street to connect Pheasant Ridge Trail eastward towards Rimrock road in
order to provide better circulation in the Southdale neighborhood. The Town may
also choose to install new sidewalks, lighting, signage, and landscaping in the
pubtic right-of-way as it deems appropriate.

Sepiember 23, 2005
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Community Center; The Town may construct a new community cenfer adjacent to
Southdale Park to be used in a number of programs including Joining Forces for
Families and other after school and community based programs.

Public Park: The Town may wish to make improvements to the public park located
in the Southdale Neighborhood.

Development Incentives: The Town may enter into various developmeni agreements with
private developers to provide funding for projects that the Town views as contributing to
the elimination of biight in the district.

Land & Residential Purchase Write-Down: The Town may provide private
developers with grants to write-down the cost of acquiring the real estate for
redeveiopment within the district.

Comin_ércial & Residential Construction Cost Write-Down: The Town may provide
private developers with grants to write-down the cosis of constructing new or
rehabilifating existing commercial & residential property in the district.

Environmental Audits & Remediation: Parts of TID No.1 are known or suspected
to have environmental concerns. Any costs associated with the investigation into
potenfial environmental issues or the remediation of those issues will be
considered eligible project costs.

Administrative, Financial, and Organizational Costs: The Town may include various
administrative, financing, and/or organizational costs as eligible project costs.

Finanging Costs: Any costs including, but not fimited to, all interest paid to holders
of evidences of indebtedness issued to pay for project costs and any premium paid
over the principal amount of the obligation prior fo maturity.

Professional Service Costs: These costs may inciude, but are not limited to, those
costs incurred for architectural, planning, engineering, and legal advice and
services. These costs may also include the preparation and/or revision of
neighborhood and Comprehensive Development Plans for the area included in TID
No.1.

Imputed Administrative Cosls: These costs may include, but are not limited to,
reasonabie charges for time spent by Town employees in connection with the
implementation of the Project Plan.

September 23, 2005
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Organizational Costs: These cosis may include, but are not limited to, the costs of
conducting environmental impact and other studies and the costs of informing the
public with respect to the creation of TID No.1 and the implementation of this
Project Plan.

In the event that any of the above projects are deemed to be ineligible for reimbursement
through the tax increment generated in TID No.1 under Wisconsin Statute Section 66.1105
or are otherwise found to be in conflict with any other law or ordinance, said project shall
be removed and the remaining projects shall constitute the entirety of the projects for the
purposes of this project plan.

A map showing the proposed boundary of TID No.1 and a parce! list is included in Section
. A map of CSE’?EE’!‘I ses is locaied in Section EV A map of proposed improvements is

_ §ecated in Sect on V.

September 23, 2005
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Section I
Parcel List & Boundary Map

The boundary of TID No.1 has been developed to include both residential and commercial
parcels. The following is a list of parcels included in the district and a map showing the
proposed district boundaries.

The proposed boundary was selected to provide the Town with the greatest amount of
fiexibility in selecting and prioritizing projects to take advantage of emerging opportunities
that provide the greatest impact for the area.

September 23, 2005
ProJECT PLan FOR TAX INCREMENTAL DISTRICT NG.1, Town oF MADISON, WISCONSIN

10



Aepunog L oN il wew

Lot

|

Wi a Iy

‘RSEIRD GID AUDoD auBg 9 o
uied 10U St puR assusay Ag pasonpuog
sem spoied 1o Sipoo Jopn
‘polBAdos aie dew s sanposd
0} P3SR SIBSRIEP $19 Afunos) aueg
‘Apnng sue( M Jawaaibe ssuaoy
2 Japun paonpeid sem dews siy)

11



TID No.1 Parcel List

Parcel Number

Parcel Address

Owner

0709 - 354 - 0850 - 3
0709 - 354 - 8310 - 0
0709 - 354 - 0901 - 1
0709 - 354 - 0934 - 2
0709 - 354 - 0912 - 8
0709 - 354 - 0923 - 5
0709 - 354 - 0978 - O
0709 - 354 - 0967 - 3
0709 - 354 - 0945 - 9
0709 ~ 354 - 0956 - 6

‘0709 - 354~ 1301 -5

0709 - 354 - 6254 - 3
0709 - 354 - 6276 - 7
0709 - 354 - 1518 - 4
0709 - 354 - 1551 - 3
0709 - 354 - 1562 - 0
0709 - 354 - 1573 - 7
0709 - 363 - 8670 - 4
0709 - 363 - 8620 - 4
0709 - 354 - 1454 - 1

4

H

1

- 0709 - 354 - 1403 -2,
0709 - 354'-1352 -4 -

0709 - 354 - 6001 - 8
0709 - 354 - 6012 - 5
0709 - 354 - 6023 - 2
0709 - 354 - 6034 - 9
0709 - 354 - 6100 - 8
0709 - 354 - 9555 - 3
0709 - 354 - 6067 - 0
0709 - 354 - 6212 - 0
0709 - 354 - 6222 - 0
0709 - 354 - 6243 - 6
0709 - 354 - 6232 -
0709 - 354 - 9910 - 2
0709 - 363 - 2156 - 0
0709 - 363 - 2200 - 0
0709 - 363 - 2189 - 0
0709 - 363 - 2167 - 0
0709 - 363 - 2178 - 0

112 Deer Valley Road
112 Deer Valley Road
2609 Ski Lane

2614 Country Rose Court
216 Deer Valley Road
208 Deer Valley Road
200 Deer Valiey Road
2613 County Rose Court
2602 County-Rose Court

2605 County Rose Court
102 Deer Valley'Road -
~2709 Pheasant Ridge Trail-

2701 Pheasant Ridge Trail
2617 Pheasant Ridge Trail
2609 Pheasant Ridge Trail
2601 Pheasant Ridge Trail
2601 Pheasant Ridge Trail
2507 Pheasant Ridge Trail
2501 Pheasant Ridge Trail
102 Brown Quaif Court

12604 Pheasant Ridge Trail.
2608 Pheasant Ridge Trail

217 Deer Vailey Road

213 Deer Vailey Road

209 Deer Valley Road

205 Deer Valley Road
2706 Pheasant Ridge Trail
2706 Pheasant Ridge Trail
101 Deer Valley Road
2722 Pheasant Ridge Trail
2726 Pheasant Ridge Trail
2717 Pheasant Ridge Trail
2717 Pheasant Ridge Trail
2705 Ski Lane

2448 Rimrock Road

160 Lake George Road
100 Lake George Road

50 Lake George Road

72 Lake George Road

Town of Madison

Town of Madison

Castille Affordable Housing
Castille Affordable Housing
Castille Affordable Housing
Castille Affordable Housing
Castille Affordable Housing
Castille Affordable Housing
Castiile Affordable Housing

.~ Gastille Affordable Housing

Birnamwood Apartments, LLC

' Xiong Properties, LLC -

Xiong Properties, LLC

Yang

Klund

Birnamwood Apartments, LLC
Birnamwood Apartments, LLC
Birnamwood Apartments, LLC
Birnamwood Apartments, LLC
Birnamwood Apartments, LLC

- Birnamwood Apartments, LLC - -
- Birnamwood Apartments; LLC -

C&L Construction, LLC

C&L Construction, LLC
Sorenson

Birnamwood Apartments, LLC
Birnamwood Apartments, LLC
Birnamwood Apartments, LLC
Birnamwood Apartments, LLC
Birnamwood Apariments, LLC
Suddeth

Vue

Vue

Mid-Town Center, LLC
Mid-Town Center, LLC
Mid-Town Center, LLC
Mid-Town Center, LLC
Mid-Town Center, LLC
Mid-Town Center, LLC

2



TID No.1 Parcel List

—
Parcel Numbep”" 2@
0709 - @54°- 9190 - 3

0709 - 363 - 8610 - 6

17 E:Badger Road

Parcel Address Owner

2642:Rimrock Road icke Co., Inc.
0709 - 363 - 9245 - 7  Rimrock Road lcke Construction Co, Inc.
0709 - 363 - 9320 -5 2740 Rimrock Road Dettinger
0709 - 363 - 9225 -1 2730 Rimrock Road Icke Construction Co, Inc.
0709 - 363 - 9215 -3 2720 Rimrock Road Icke Construction Co, Inc.
0709 - 363 - 9205 - 5 2700 Rimrock Road C O Schwengel
0709 - 363 - 9170 -7 2642 Rimrock Road Icke Construction Co, Inc.
0709 - 363 - 9130 -5 2642 Rimrock Road icke
0709 - 363 - 9120 -7 2600 Roma Road Icke Gonstruction Co, Inc.

0709 - 363 - 9140 - 3 2642 Rimrock Road loke

0709 - 363 - 9150 - 1 2642 Rimrock Road - Mid-Town Center, LLC
0709 - 363 - 8821~ 0 2504 Rimrock Road Icke Co., Inc.

Mid-Town Center, LLC

i3



SECTION [V
Map showing existing uses and conditions

The map on the following page shows the proposed boundary of TID No.1 and the existing
uses and conditions of real property in the district.

TID No.1 generally consists of residential uses, commercial uses, and vacant land.

September 23, 20605
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SECTION V
Map showing proposed improvements and uses

The map on the following page shows the proposed boundary of TID No.i and the
proposed improvements and uses within the district.

September 23, 2005
PROJECT PLAN FOR TAX INCREMENTAL DISTRICT NO.1, Town OF MADISON, WISCONSIN

16



AIBPUROY |ON (1] .
SjUstaADIdL] YiBg

R 13T Auniiben mv
10 BOREI0] 21918564

%EEQSBE ﬁw
0 LORBS0] BIYISSaY

%IBJ - UOSIDRI JO UM |
|BlaiawiLnn

JRID BN/ R LaDISeY

$88[) pasodoig

BSEIRP G159 AWR0Y AuLQ s jo
Ued 30U 51 DUB BaSUSNY AG DMONPUDY
sem seoued 0 Spod g
“parybipfdon ase duw sup aonpoad
03 pEsh $195E1RP 519 AlUnoY steg
“A3une: auBg Ui jusueabe ssueol
® 1pun paonposd sem dews skl

e
et ) .:.. ot w

. M

.’ k3

i7



SEcTiIoN VI
Economic feasibility study

Wisconsin Statute raquares that the total tax base of Tax Incremental Financing Districts
within @ municipality may not exceed 12% of the municipalities total tax base. Chart #1 on
the following .page demonstirates that TID No.1 meets this requirement. Based upon
previous equalized value ratios used by the Department of Revenue and information from
the Dane County assessor’s office, the Town has estimated that current assessments are
approximately 85.5% of actual value.

The eccnomic feasibility of TID No.1 is dependent upon incremental tax revenue generated
in the dxstrzct The amount of incremental tax revenue is a function of three major factors:

Q New Deveicpment Act wiaes that ncrease the tax base of the district
a Appreciatzon rate of values within the ﬂistnci
C o Tax rate apphed to propemes in the district -

New Development Activities

The creation of TID No.1 is expected to lead 10 a significant amount of development activity
within the district. Chart #2 and Chart #3 summarize the improved value after private
investment and the corresponding potential fax increment to be generated by the
improvements.

The new investment estimates are based upon the projected values of residential and
" commercial’ space. ' These estimates-include the renovation of appmxamateiy 480
residential units and the construction or renovation of 600,000 square feet of commercial

space.

Appreciation Rate of Property Values in the District

The appreciation rate for properties in TID No. 1'is assumed to be 2.5% for the purposes of
the economic feasibility calculation. This rate is conservative and likely to be below the
actual appreciation rate for properties in the district. 1t should be expected that the
significant increase in investment in TiD No.1 should raise the values of all properties
within the district.

Tax Rate
The full tax rate applied to parcels in the district is assumed to remain constant at $24.44

per $1,000 of valuation throughout the fife of the district.
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These assumptions and projections are used in Chart #4 to defermine the amount or
project costs that would be supported by TID No.1. Potential private investment could
increase the tax base of TiD No.1 by approximately $100M. Based upon current
calculations and the assumption that any TIF financing would be repaid by the time the
Town is annexed by the City of Fitchburg, TID No.1 could support approximately $17.75M
in eligible project costs.

The Town is aware that the projections in Chart #4 provide for a fairly aggressive schedule
for development. Depending upon the actual timing of private investment within TID No.1,
the total amount of supported project costs may differ from the projections set forth in
Chart #4. The Town maintains the right to finance only those project costs that remain

viable as the project plan proceeds.
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Chart #1: 12% Test & Equalized Value Determination

Assessment Base
Town of Madison 2005 Assessment
Estimated Equalized Value Ratio
Manufacturing Assessment
Estimated Equalized Value

Proposed TID #1 Assessment Base
Commercial
Residential _
Total TID #1 Assessment Base
- Estimated Equalized Value Ratio
Equalized Value TID #1 Parcels

Equalized Tax Base of all Tax Incremental Financing
Districts*

*Note: must be less than 12% of tolal 2009 equalized value.

% 2005

Equalized Value

304,792,627 84.70%
0.8550

3,366,100 0.94%

359,848,705 100%

5,489,400 1.53%

11,676,600 3.24%

17,166,000 4.77%
0.8550

20,077,193 5.58%

20,077,193 5.58%
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Chart #2: Improved Value After Private Investmeni

Project Year Estimated Cost
Residential Phase 1 2006 3,771,867
Residentiai Phase 2 2007 6,171,356
Residential Phase 3 2008 6,171,356
Residential Phase 4 2009 6,171,356
Residential Phase 5 2010 6,171,356
Residential Phase 6 2011 6,171,356
Residential Phase 7 2012 6,171,356
Commercial Phase 1 2006 7,232,211
Commercial.Phase 2 2007 11,833,012
Commercial Phase 3 2008 11,833,012
Commercial Phase 4 2008 11,833,012
Commercial Phase 5 2010 11,833,012
Commercial Phase 6 2011 11,833,012
Gommercial Phase 7 2012 11,833,012
Totai 119,030,284
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Chart’#3: Potential TID No.1 Increment

HOUSING COMPONENT

Improved Housing Vaiue 85,000

# tmproved Units 480

40,800,000

Current Housing Value 11,678,600
Incremental Housing Value $ 29,123,400
COMMERCIAL COMPONENT

Future Commercial Value 78,230,284

Current Commercial Value 5,489,400
Incremental Commercial Value $ 72,740,884
TOTAL INCREMENTAL VALUE

Incremental Housing Value 29,123,400

Incremental Commercial Value 72,740,884
Totai Incremental Vaiue $ 101,864,284
IMPROVED VALUE AFTER PRIVATE INVESTMENT

Residential Component 40,800,000

Commercial Component 78,230,284

Total Improved Value After Private Investment $§ 119,030,284
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Section Vi
Detailed list of estimated project costs

Estimated project costs are presented in Chart #5 on the following page. The costs
presented represent a fairly aggressive schedule of investment to take advantage of the
limited timeframe the Town will have to utilize TID No.1. The Town has elected to set the
level of project costs at such a level as to be repaid by the year 2020, two years before the
scheduled annexation by the City of Fitchburg. Chart #6 demonstrates the projected cash
flow position of TID No.1 based upon the new development projections and the proposed
ievel of project costs. Depending upon the timing of investments and the generation of
increment, the supported project costs may differ from the projections. [t is important to
reiterate that the Town is not obligated to complete these projects and may elect to
reallocate funds as necessary to achieve the elimination of blight in TID No.1.
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SecTion Vil
Description of the financing methods and the time when the costs or obligations are to be
incurred

The Town wili employ a variety of funding methods o provide TIF funding for eligible
projects within TID No.1. The Town has identified the following sources of funds as the
most likely candidates for funding of TIF eligible projects:

General Obligation Berrowing and Sdﬁﬁingz These vehicies will likely be employed
for initial project costs to a level not to exceed the Town's statutory borrowing
fimits.

EPA Revolving Loan Fund: The Town has access to a grant from the EPA that

- _provides a revolving loan fund for environmental remediation. The Town can
-continue to recycle all or a portion: of this loan fund within the district and allow
repayment to occur through tax increment.

TIF Bonding: The Town may elect to issue TIF Bonds as an additional source of
funding.

“Pay-as-you-go”: The Town will also have the opportunity to provide
reimbursements based on increment after the increment has been received. This is
often referred 1o as “pay-as-you-go” TiF.

- The Town reserves the right to employ other sources of funding as they become available
or use alternative forms of funding if appropriate.

The expected timing for incurring project costs was presented in Chart #5 on the preceding
page.
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SecTion IX
Proposed changes in zoning ordinance, master plan, map, building codes, and Town
ordinance

In order to implement the proposed uses as shown on the Proposed TID No.1 Uses &
improvements map, several parceis that currently have incompatible uses, as shown on the
Current Land Uses in Proposed TID No.1 map, wili need to be rezoned to permit
commercial activity, primarily C-2. Rezoning of these parceis will provide a more cohesive
land use for the area. The process of rezoning these parcels will include review by the
Town of Madison, Dane County, and the City of Fitchburg as permitted under the terms of
the Cooperative Agreement. Zoning within TID No.1 is expected to be consistent with
adjoining property uses in the Town as well as the neighboring cities of Fitchburg and
Madison. .

While the proposed improvements and uses are consistent with the Town's current plans
for the area, the Town may, as an eligible project cost, create an updated
neighborhood/development plan for the area. Changes to building codes or Town
ordinances are not anficipated at this time.
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Section X
A list of estimated non-project costs

Non-project costs include costs necessary fo complete the project that are paid by the
municipality but are not reimbursabie under the TID. There are no estimated non-project
costs.
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Section X1
Relocation statement

It is not anticipated that relocation activities will be required as a result of the creation of
TID No.1, however; should relocation of any person or husiness become necessary, the
Town will file a relocation plan with the Depariment of Commerce, supply any person or
business 1o be relocated with a pamphlet on relocation rights, and comply with all statutes
regarding relocation.
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Secrion Xli
Orderly development of the Town

The creation of TID No.t will contribute to the orderly development of the Town by
encouraging the removal of blight that is otherwise prevented by economic barriers. The
development of these parcels will create both new cemmercial development and improved
housing conditions for area residents. The development of TID No.1 will lead to increased
job opportunities, an improved standard of living, and a significant and sustained
improvement in the underlying tax base.
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Section XHi

Attorney’s opinion on completeness of project plan and conformance with Wisconsin
Statutes, Section 66.1105(4)(f)
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§) StaffordRosenbaumus

Attorneys

Memtber of the worldwide Network of Leading Lasw Frems

Richard C. Yde

ryde@statfordlaw.com
608.259.2639

August 22, 2005

James Campbell, Town Chair
- Townof Madison -~
2921 Fish Haichery R(}ad
‘Madison, W153713

Re:  Project Plan for Tax Incremental District No. 1

Dear Mr. Campbell:

As Attorney for the Town of Madison, I have reviewed the Project Plan For Tax Incremental
District No. 1, Town of Madison, Wisconsin. In my opinion, the project plan is complete and
_ ccmphes w1’£h Wxs Stat § 66 I 105(4)(f)

| 'Ve.ry truly yours

Itz

Richard ¢+ Yde

RCY:kps
cc:  Donna L. Meier, Town Clerk

FADOCS\GOT FL2AG00028001 26823 WPD 222 West Washingron Ave,
0923051117 PO. Box 1784
Madison, Wisconsin
S3708-1784
6082560226
9BB.655.4752

Fax 608.255.2600
www.statfordlaw.com




